MARKET PLACE Il
MAJOR SUBDIVISION

STAFF REPORT FOR PLANNING BOARD

(Staff Note: This subdivision is being reviewed under the Ravalli County Subdivision
Regulations as amended August 4, 2005.)

CASE PLANNER: Tristan Riddell T@

REVIEWED/

APPROVED BY: Renes Lemon 47

PUBLIC MEETING: Planning Board Plat Evaluation: October 17, 2007
Planning Board Fublic Hearing: November 20, 2007
BCC Public Meeting: 10:00am March 19, 2008
Deadline for BCC action (6C working days): March 21, 2008

SUBDIVIDER OWNER: MAN Enterprises, LLC
1021 Jessica Court
Corvaliis, MT 59828

REPRESENTATIVE: Terry Nelson, Applebury Survey
914 U.S. Highway 93
Victor, MT 59875

LOCATION OF REQUEST: The property is located in Corvallis on Eastside Highway.

Map 1: Location Map
{Data Source: Ravalli County GIS Department)
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- LEGAL DESCRIPTION

OF PROPERTY:

APPLICATION
INFORMATION:

LEGAL NOTIFICATION:

APPLICABLE
REGULATIONS:

DEVELOPMENT
PATTERN:

NE1/4 of Section 5, T6N, R20W, P.M.M., Ravalli County, Montana.

The subdivision application was determined complete on October 10,
2007. Agencies were notified of the subdivision and comments
received by the Planning Department are Exhibits A-1 through A-12
of the staff report,

A legal ad was published in the Ravalli Republic on November 5,
2007, Notice of the project was posted on the property and adjacent
property owners were notified of the subdivision by certified mail
postmarked October 17, 2007 and regular mail March 5, 2008, No
public comments have heen received to date.

The proposal is being reviewed under the Ravalli County Subdivision
Regulations (RCSR), as'amended August 4, 2005.

Subject property  Residential

North Residential/Commercial
South Residential
East Agricultural/Residential
West Agricultural
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RAVALLI COUNTY BOARD OF COMMISSIONERS
MARCH 19, 2007

MARKET PLACE I
THIRTY ONE-LOT MAJOR SUBDIVISION

RECOMMENDED MOTION

That the Market Place Il Major Subdivision be approved, based on the findings of fact and
conctusions of law in the staff report and subject to the conditions in the staff report.

RECOMMENDED MITIGATING CONDITIONS OF APPROVAL FOR THE SUBDIVISION

1.

A document entitled "Notifications to Future Prbperty Owners” that includes the following
notifications and the attachments listed below shall be included in the submittal of the final plat
to the Planning Department and filed with the final plat:

Notification of Proximity to Agricultural Operations. This subdivision is located near
existing agricultural activities. Some may find activities associated with normal agricultural
activities objectionable and dangerous. (Effects on Agricuiture)

Notification of Road Maintenance Agreement. Ravalli County, the State of Montana, or any
other governmental entity does not maintain the internal subdivision roads and therefore does
not assume any liability for improper maintenance or the lack thereof. A Road Maintenance
Agreement for these roads was filed with this subdivision and outlines what parties are
responsible for maintenance and under what conditions. (Effects on Local Services)

Limitation of Access onfo a Public Road. A "no ingress/egress” restriction is located along
the Eastside Highway frontage of the subdivision, excepting the approach to Market Street
South, which precludes vehicular access onto this State-maintained road. This limitation of
access may be lifted or amended with approval of the Montana Department of Transportation.
(Effects on Local Services & Effects on Public Health and Safety)

Notification of Proximity to a Pofential Dam Inundation Area in the Event of a
Catastrophic Failure of the Painfed Rocks Reservoir Dam and the Lake Como Dam. The
entire property is located within the dam inundation area for the Painted Rocks Reservoir Dam
and the western portion of the property is located within the Lake Como dam inundation area.
The Painted Rocks Reservoir Dam and Lake Como Dam are owned and operated by the State
of Montana, Department of Natural Resources and Conservation District, Water Resources
Division, Dam Safety Program (48 North Last Chance Gulch, P.O. Box 201601, Helena,
Montana, 58620-1621). A map of the probable extent of the inundation area is included as an
exhibit o this document {the subdivider shall include the exhibit as an attachment]. (Effects on
Public Health and Safety)

Nofification of Proximity to Willow Creek and the Bitterroot River Floodplain. This
subdivision is located in close proximity to Willow Creek and the Bitterroot River Floodplain.
There is an inherent hazard associated with creeks, due to potential soil erosion, flooding and
movement of the stream channel. It is recommended that property owners of this subdivision
obtain flood insurance. (Effects on Natural Environment and Public Health and Safety}
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2. Protective covenants for this subdivision shall be submitted with the final plat that inelude the

following provisions:

Living with Wildlife. Homeowners must accept the responsibility of living with wildlife, must
accept responsibility for protecting their vegetation from damage, and must confine their pets
and properly store garbage, pet food, and other potential attractants. Homeowners must be
aware of potential problems associated with the occasional presence of wildlife such as deer,
elk, black bear, mountain lion, coyote, fox, skunk, raccoon and magpie. Please contact the
Montana Fish, Wildlife & Parks (FWP) office in Missoula (3201 Spurgin Road, Missouia, MT

59804) for brochures that can help homeowners “live with wildlife.” Alternatively see the
Education portion of FWP's web site at www.fwp.mt.qov.

The following covenants are designed to help minimize problems that homeowners could have
with wildlife, as well as helping homeowners protect themselves, their property and the wildlife
that Montanans value. (Effects on Wildlife and Wildlife Habitat)

a)

b)

d)

g)

Homeowners must be aware of the potential for vegetation damage by wildlife,
particutarly from deer feeding on green lawns, gardens, flowers, ornamental shrubs and
trees in this subdivision. Homeowners should be prepared to take the responsibility to
plant non-palatable vegetation or protect their vegetation (fencing, netting, repelients) in
order to avoid problems. Also, consider landscaping with native vegetation that is less
likely to suffer extensive feeding damage by deer.

Gardens and fruit trees can attract wildlife such as deer and bears. Keep produce and
fruit picked and off the ground, because rotting vegetable material can attract bears and
skunks. To help keep wildlife such as deer out of gardens, fences should be 8 feet or
taller. Netting over gardens can help deter birds from eating berries.

Garbage should be stored in secure bear-resistant containers or indoors to avoid attracting
animals such as bears, raccoons, dogs, etc. It is best not to set garbage cans out until the
moming of garbage pickup.

Do not feed wildlife or offer supplements (such as salt blocks), attractants, or bait for deer
or other wildlife. Feeding wildlife results in unnatural concentrations of animals that could
lead to overuse of vegetation and disease transmission. Such actions unnecessarily
accustom wild animals to human, which can be dangerous for both. It is against state law
(MCA 87-3-130) to provide supplemental feed attractants if it results in a “concentration of
game animals that may potentially contribute to the transmission of disease or that
constitute a threat to public safety.” Also, homeowners must be aware that deer might
occasionally attract mountain lions to the area.

Bird feeders attract bears. If used, bird feeders should: i) be suspended a minimum of 20
feet above ground level, ii} be at least 4 feet from any support poles or points, and iii)
should be designed with a catch plate located below the feeder and fixed such that it
collects the seed knocked off the feeder by feeding birds.

Pets must be confined to the house, in a fenced vard, or in an outdoor kennel area when
not under the immediate control of their owner(s), and not be allowed to roam as they can
chase and kill big game and small birds and mammals. Under current state law it is illegal
far dogs to chase hoofed game animals and the owner may also be held guilty (MCA 87-3-
124).

Pet food must be stored indoors, in closed sheds or in animal-resistant containers in order
to avoid attracting wildlife such as bears, mountain lions, skunks, raccoons, etc. When
feeding pets do not leave food out overnight. Consider feeding pets indoors so that wild
animals do not [eamn to associate food with your home
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h) Barbecue grills should be stored indoors. Permanent, outdoor barbecue grills are
discouraged in this subdivision. Keep alt portions of the barbecues clean. Food spills and
smells on the grill, lid, etc. can attract bears and other wildlife.

[) Consider boundary fencing that is no higher than 3-1/2 feet (at the top rail or wire) and no
lower than 18 inches (at the bottom rail or wire) in order to facilitate wildiife movement and
help avoid animals such as deer and/or elk becoming entangled in the fence or injuring
themselves when trying to jump the fence. :

J} Compost piles can attract skunks and bears and should be avoided in this subdivision. If
used they should be kept indoors or built to be wildlife-resistant. Compost piles should be
limited to grass, leaves, and garden clippings, and piles should be turned regularly. Adding
lime can reduce smells and help decomposition. Do not add food scraps. (Kitchen scraps
could be composted indoors in a worm box with minimum odor and the finished compost
can later be added to garden soil.)

Required Posting of County-Issued Addresses for Lots within this Subdivision. The
Corvallis Rural Fire District has adopted the Uniform Fire Code which requires the lot owners to
post the County-issued addresses at the intersection of the driveways leading to all residences
as soon as construction on the residences begins. (Effects on Local Services & Effects on
Public Health and Safety}

Access Requirements for Lots within this Subdivision. The Corvallis Rural Fire District
has adopted the Uniform Fire Code. All accesses, including driveways to residences over 150*
in length, must have a minimum unobstructed travel surface width of 22, a vertical clearance
of 13'6”, and an all weather surface that can accommodate the weight of a fire truck to meet
requirements of the Uniform Fire Code. Please contact the Corvallis Rural Fire District at PO
Box 721, Corvallis, MT, for further information on the requirements of the Corvallis Rural Fire
District and/or the Uniform Fire Code. (Effects on Local Services and Public Health and
Safety)

Lighting for New Construction. To promoie public health and safety, reduce energy
consumption, and reduce impacts to nocturnat wildlife, full cut-off lighting is recommended for
any new construction within this subdivision. A full cut-off fixture means a fixture, as installed,
that is designed or shielded in such a manner that all light rays emitted by the fixture, either
directly from the lamps or indirectly from the fixture, are projected below a horizontal piane
through the lowest point on the fixture where light is emitted. The source of light should be fully
shielded on the top and sides, so as not to emit light upwards or sideways, but only allowing
light to shine down towards the subject that is to be lighted. For more information, visit
www.darksky.org. (Effects on Natural Environment and Public Health & Safety)

Radon Exposure. The owner understands and accepts the potential health risk from radon
concentrations, which are presently undetermined at this location. Unacceptable levels of
radon can be reduced through building design and abatement techniques incorporated into
structures. Property owners are encouraged to have their homes tested for radon. Contact the
Ravalli County Environmental Health Department for further information. (Effects on Public
Healfth & Safety)

Control of Noxious Weeds. A weed control plan has been filed in conjunction with this
subdivision. Lot owners shall control the growth of noxious weeds on their respective lot(s).
Contact the Ravalli County Weed District for further information. (Effects on Natural
Environmen)
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Wood Stoves. The County recommends that home owners refrain from installing wood stoves
if possible. The County further recommends that wood and other biomass burning stoves not
be used as the primary heat source. [f a homeowner chooses to burn wood as a back-up heat
source, the County strongly encourages them to install an EPA-certified wood stove as the
best option to reduce air poliution and more specifically, to install an EPA-certified pellet stove.
More information on low emission, EPA-certified wood stoves is available at
http://Awww.epa.gov/iwoodstoves/index.html. The State of Montana offers an Alternative Energy
Systems Tax Credit to offset the cost of purchasing and installing a low emission wood or
biomass combustion device such as a pellet or wood stove. Besides the tax credit for
qualifying wood stoves, individual Montana residents can claim a tax credit for energy
conservation investments made to a home or other building. For more information on the
energy conservation tax credits and ways fo save energy, please see the Warm Hearts, Warm
Homes webpage (http://deq.mt.gov/Energy/warmhomes/index.asp) on the Montana
Department of Environmental Quality's website. (Effects on the Natural Environment)

Amendment. The covenants filed with the final plat shall state that written governing body
approval shall be required for amendments to provisions of the covenants listed above, that
are required to be included as a condition of subdivision approval. (Effects on afl six criteria)

. The subdividers shall include an RSID/SID waiver in a notarized document filed with the

subdivision plat that states the following: Acceptance of a deed for a lot within this subdivision
-shall constitute the assent of the owners and any successors in interest to any future
RSID/SID, based an benefit, for a community wastewater system, community water system, or
upgrading roads leading fo or within the subdivision, including but not limited to paving, curbs
and gutters, non-motorized transportation facilities, street widening, and drainage facilities.
(Effects on Local Services)

. The subdivider shall submit an approved approach permit, issued by the Montana Department
of Transpartation, for the Market Street South access prior to final plat. (Effects on Local
Services and Public Health & Safety)

. The internal subdivision roads shall be labeled as public road and utility easement on the final
plat. (Effects on Local Services)

. A no ingress/egress zone shall be placed along the Eastside Highway frontage of the
subdivision, excepting the approach, as approved by the Montana Department of
Transportation, on the final plat. (Effects on Local Services and Public Health and Safety)

. Stop and road name signs shall be installed at the intersections of the internal subdivision
roads and, as shown on the preliminary plat, prior fo final plat approval. (Effects on Local
Services & Effects on Public Health and Safety) : '

. The subdivider shall submit a letter or receipt from the Corvallis School District stating that they
have received an (amount)-per-lot contribution prior to final plat approval. (Effects on Local
Services)

. The subdivider shall submit an (amount)-per-lot contribution to the Ravalli County Treasurer’s

Office to be deposited into an account for Public Safety Services (Sheriff, E-911, DES) prior to
“final plat approval. (Effects on Local Services and Public Health & Safety)
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10. The subdivider shall provide a letter from the Corvallis Rural Fire District stating that they have
provided the required 1,000 galions per minute water supply or 2,500 gallons per lot water
storage for fire protection for each lot within this subdivision. Alternatively, the subdivider may
provide evidence of a $500 contribution made to the Corvallis Rural Fire District with the final
plat submittal in lieu of the required water supply or water storage for fire protection. (Effects
on Local Services & Effects on Public Health and Safety)

11. The subdivider shall provide evidence with the final plat submittal that they have applied for
County-issued addresses for each lot within this subdivision. (Effects on Local Services &
Public Health and Safety)

12. The subdivider shall provide evidence that plans for a Collection Box Unit (CBU), including
location of the box and specifications have been approved by the locai post office prior to final
plat approval. (Effects on Local Services)

13. The foliowing statement shall be shown on the final plat, as shown on the preliminary plat:
“This property is shown to be within the Painted Rocks and Como Dam [nundations Areas.”
{Effects on Public Health and Safety)

14, The subdivider shall submit evidence from the Corvallis County Sewer District showing that
annexation into the district has been granted, prior to final plat approval, (Effects on Local
Services, Natural Environment, and Public Health and Safety)

15. The following statement shall be shown on the final plat: “The All Valley Fire Council, which
includes the Hamilton Rural Fire District, has adopted the Fire Protection Standards. All
accesses, including driveways to residences over 150’ in length, must have a minimum
unobstructed fravel surface width of 22’, a vertical clearance of 13’6” and an all-weather
surface that can accommodate the weight of a fire truck. Please contact the Hamilton Rural
Fire District for further information”. (Effects on Local Services and Public Health & Safety)

INTRODUCTION

Market Place Il is a thirty one-lot major subdivision proposed on 10.75 acres. The property is
located in Corvaliis. It is located in the Corvallis School District and the Corvallis Rural Fire District.
The-proposal is for thirty one (31) single-family residential lots. All lots will connect to the Corvaliis
Sewer District and have individual wells.

Staff is recommending conditional approval of the subdivision.
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SUBDIVISION REPORT

GOMPLIANCE WITH PRIMARY SUBDIVISION REVIEW CRITERIA

CRITERION 1: EFFECTS ON AGRICULTURE

Findings of Fact:

1.

The proposed major subdivision on 10.75 acres will result in 31 lots that range in size from
10,008 square feet to 11,600 square feet. The property is located within the community of
Corvallis off Eastside Highway. (Market Place I Subdivision Application)

None of the property has soils listed as Prime Farmland or Farmland of Statewide (U.S.
Department of Agriculture, Natura! Resources Conservation Service (NRCS).

The property is located in an area where there is a mix of agricuitural and residential uses.
(Aerial Photo)To mitigate impacts on nearby agricultural practices, a notification of agricultural
operations shall be filed with the final plat. {Condition 1)

Conclusions of Law:

1.
2,
3.

4.

With the recommended mitigating condition, impacts of this subdivision on surrounding
agricultural practices will be minimized.

The creation of these lots will not take Prime Farmiand or. Farm[and of Statewide Importance
out of production.

By providing housing near an existing community and infrastructure, important agricultural land
in other areas may be protected. :

This subdivision will have few impacts on agriculture.

CRITERION 2: EFFECTS ON AGRICULTURAL WATER USER FACILITIES

Findings of Fact:

1
2.

According to the application, the property does not have water rlghts
According to the application, there are no irrigation ditches or facilities located within 300 feet .
of the subject property.

Conclusion of Law:

There will be no impacts to agricultural water user facilities.

CRITERION 3: EFFECTS ON LOCAL SERVICES

Findings of Fact:

1.

The subdivision is accessed from the east by Eastside Highway, a State-maintained highway,
and from the north by Jessica Court, a privately-maintained road. The subdivider is proposing
primary access from Eastside Highway and secondary access from Jessica Court. (Market
Place Il Subdivision Application)

In an emai dated September 7, 2007 (Exhibit A-1), Road Supervisor David Ohnstad stated
that he agreed with the subdividers’ proposal that Jessica Court will serve as a secondary
access to the subdivision and that the primary access would be considered the proposed
Market Street South.

The subdivision has a preliminary approach permit from the Montana Department of
Transportation (MDT) allowing an access onto Eastside Highway (Application).

In a letter dated October 17,. 2007 (Exhibit A-2) Glen Cameron, MDT states that they
“encourage the use of consolidated access locations and/or internal easements {o reduce the
number of access locations.” During a November 13, 2007 phone conversation (Exhibit A-3),
Glen Cameron stated that MDT typically prefers less access locations, but since a preliminary
approach permit has already been granted for the proposed project, MDT will stand by their
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10.

original recommendation to allow the approach onto Eastside Highway. A final approach permit
will be required prior to final plat approval. (Condition 4)

To mitigate impacts on the road system, the subdivider shall place a *no ingress/egress”
restriction along the Eastside Highway frontage of the subdivision, excepting the MDT
approved approach. The “no ingress/egress” restriction shall be labeled on the final plat. A
notification of the limitation of access onto a state road shall also be included in the
Notifications Document. (Conditions 1 and 6)

All lots in the subdivision are proposed to be served by an internal road system. The Road and
Bridge Department has approved the preliminary road plans (Exhibit A-4).

A General Discharge Permit for Stormwater Associated with Construction Activity from the
Montana Department of Enviranmental Quality, road name petitions approved by the Ravalli
County GIS Depariment for all internal roads, final road plans approved by the Ravalli County
Road and Bridge Department, and engineer certification that all road improvements meet
County Standards shall be submitted with the final plat application, All improvements are
required to be completed prior to the final plat approval, unless a subdivision improvements
guarantee with adequate security is accepted by the Board of County Commissioners. (Section
3-3-4, RCSR)

[n order to ensure that the public has usage of the road within this subdivision and to mitigate
impacts on local services, the internal subdivision roads shall be dedicated as public road and
utility easements on the final plat. (Condition 5)

To mitigate impacts on the road system and public safety, the subdivider shall instail stop signs
at the intersections of the internal roads, as shown on the preliminary plat. (Condition 7)

A Road Maintenance Agreement (Application) was proposed for the internal subdivision roads

- and is required to be submitted with the final plat application. A notification of the Road

11.

12,
13.

14.

15.
16.

“17.

18,

Maintenance Agreement shall be included in the Notifications document. (Condition 1)
Wastewater treatment will be provided by connections to the Corvallis County Sewer District's
Public Sewer System. Final approval from the District will be granted once a set of conditions
are met. To mitigate impacts on local services, the subdivider shall meet the Sewer Distiict's
requirements as outlined in the Letters of Acceptance for Sewer Connection dated June 30,
2005 and October 18, 2006 (Application). Prior to final plat approval, the subdivider shall
submit evidence from the Corvallis County Sewer District showing that annexation into the
district has been granted. (Condition 14)

To mitigate potential impacts of this subdivision on any possible future public water, sewer
system, or improvements to the road system, the RSID/SID waiver filad with the final plat shall
address these services/facilities. (Condition 3) -

Bitterroot Disposal provides service to this site.

The subdividers are proposing cash-in-lieu of parkland dedication (Application). Section 6-1-7
of the Ravalli County Subdivision Regulations requires the developer to hire a real estate
appraiser legally qualified to appraise undeveloped land to determine the fair market value of
land prior to final plat approval. In a letter dated November 15, 2006 (Exhibit A-5), the Ravalli
County Park Board agreed with the subdivider's proposal of cash-in-lieu of parkland.

The property is located within the Corvallis School District, (Market Place Il Subdivision
Application) ,

This proposal will add approximately 16 students to the Corvallis School District. (Census
2000) S

[n a letter dated October 17, 2007, the Corvallis School District requested that proper
mitigation measures be negotiated between the subdivider and the Board of County
Commissioners when considering increased impacts to the School District. In addition to a
contribution to offset the costs of educating additional students, the letter asks that appropriate
bus turnouts and shelters be considered where appropriate. (Exhibit A-6). '
The subdivider is proposing a contribution to the Hamilton Christian Academy in the amount of
$500 per lot. No statistics or information explaining why a $500 per lot contribution to the
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18.
20.

21.

22.

Hamilton Christian Academy would mitigate impacts on schools was provided. (Market Place If
Subdivision Application)

The average cost per pupil in the Corvallis School District is $6,544. (Exhibit A-7)

To mitigate impacts of the proposal on the School District, the subdivider shall provide
evidence that an amount (to be negotiated by the subdivider with the school district and Board
of County Commissioners) per lot has been contributed to the Corvallis School! District.
(Condition 8)

The Ravalli County Public Safety Services (Sheriff, E-911, DES) provide emergency services fo
the area. The current level of service is not known, but it is generally understood that the Ravalli
County Public Safety Services operates at an inadequate level of service. The subdivider shall
negotiate with the Board of County Commissioners on an amount per lot contribution to mitigate
impacts to local services. (Condition 9)

The subdivision is located within the Corvallis Rural Fire District. The Corvallis Rural Fire District
has provided general comments on subdivision proposals, indicating they have adopted a policy
which addresses access, posting of addresses, and water supply requirements. Additionzally,
the following statement shall be shown on the final plat: “The All Valiey Fire Council, which
includes the Hamilton Rural Fire District, has adopted the Fire Protection Standards. Al

" accesses, including driveways to residences over 150" in length, must have a minimum

23.

unobstructed travel surface width of 22", a vertical clearance of 13'6” and an all-weather
surface that can accommodate the weight of a fire truck. Please contact the Hamilton Rural
Fire District for further information”. Conditions of approval will meet the recommendations of
the Corvallis Rural Fire District. (Exhibit A-8) (Conditions 2, 10, and 15)

To mitigate the impacts of this subdivision on local services and public health and safety, the
subdivider shall apply for County-issued addresses for each lot within this subdivision. A

- provision is included in the protective covenants requiring property owners tc post County-

24.

25.

issued addresses at their driveways to enhance provision of emergency services. (Condjfions 2
and 11)

Ambulance services will be provided by Marcus Daly Memorial Hospital EMS Department. The
agency was notified of the proposal, but no comments were received to this date.

The United States Postal Service (USPS) sent a letter to the Planning Department on June 8,
2007 and an email on June 29, 2007 (Exhibit A-8) requesting that Collection Box Units (CBUs)
be required for all subdivisions with eight or more lots (or if the local post office requests a
CBU) and that the locations of the boxes be approved by the USPS. (Condition 12)

Conclusion of Law:

With the conditions of approval and reqUIrements of final plat approval, impacts of the
subdivision on local services will be minimized.

CRITERION 4: EFFECTS ON THE NATURAL ENVIRONMENT

Findings of Fact:

1.

Individual wells and connection to the Corvallis County Sewer District are proposed to serve:
lots within the subdivision and adequate information has been provided to the Environmental
Health Department for local subdivision review to occur. The applicant shall submit a
certification of subdivision approval from DEQ prior to final plat approval. (Exhibit A-10)

The subdivider received letters dated June 30, 2005 and October 18, 2006 (Application) from
the Corvallis County Sewer District approving of the annexation of the proposed lots into the
district. Prior to final plat approval, the subdivider shall submit evidence from the Corvaliis
County Sewer District showing that annexation info the district has been granted. (Condition
14) ‘

The northeastern portion of the proposed subdivision is separated from Willow Creek by
approximately 500 feet. The subdivider requested and received a Waiver of Floodplain
Analysis on December 6, 2006 (Exhibit A-11). In the granting of the waiver request, the Ravalli
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County Subdivision Administrator recommended that property owners within the proposed
subdivision obtain flood insurance due to the proximity to the Bitterroot River Fleodplain and
because the property lies entirely within the Painted Rocks Dam Inundation area. _

4. To mitigate air pollution resulting from home heating emissions, the protective covenants filed
with the final plat shall state that the County recommends that home owners install EPA-
certified wood stoves to reduce air pollution. (Condition 2)

5. To mitigate the impacts of light pollution siemming from new-construction, the protective
covenants shall include a provision requiring full cut-off lighting with the exception of flag poles.
This provision is already included in the existing Centennial Subdivision Covenants. (Condition
2)

9. A noxious weed and vegetation control plan is required to be filed with the final plat of each
phase for ground disturbance associated with a subdivision, According to MCA 7-22-2152, any
person proposmg a development that needs state or local approval and that resulfs in the
potential for noxious weed infestation within a weed district, shall notify the weed board at least
15 days prior to activity. Consequently, 15 days prior to activities requiring a revegetation plan,
stich as road construction, the plan shall be submitted to the-weed board for approvai from the
board. To mitigate impacts on the natural environment, a noxious weed control provision shall
be included in the protective covenants filed with the final plat for this subdivision. {Condition 2)

Conclusion of Law: ‘
Impacts from this subdivision on the natural environment will be minimized with the requirements
of final plat approval and imposition of mitigating conditions.

CRITERION 5: EFFECTS ON WILDLIFE AND WILDLIFE HABITAT

Findings of Fact:

1. The property is not located within the Montana Fish, Wildlife, and Parks (FWP) identified big
game winter range.

2. There are no species of special concern listed in the vicinity of the property. (Monfana Natural
Heritage Program)

3. The property is located within the community of Corvallis where there is already denser
development. (Aerial Photo) .

4. FWP requested that living with wildlife provisions be included in the covenants fo mitigate
impacts on wildlife and wildlife habitat (Exhibit A-12). To mitigate impacts on wildlife, the
covenants shall include the living with wildlife provisions. (Condition 2)

Conclusions of Law:

1. Condition 2 wilt provide future lot owners education on how to live with wildlife.

2. By providing housing near an existing community and infrastructure, this proposal may actually
protect wildlife habitat in other areas.

3. This subdivision will have few impacts on wildlife and wildlife habitat.

CRITERION 6: EFFECTS ON PUBLIC HEALTH AND SAFETY

Findings of Fact:

1. The proposed subdivision is located within the Corvallis Rural Fire District and with Conditions
2,10, and 15 impacts to the District will have been addressed.

2, The Ravalll County Public Safety Services (Sheriff, E-911, DES) provide emergency services to
the area. The current level of service is not known, but it is generally understood that Ravalli
County Public Safety Services operate at an inadequate level of service.

3. The subdivider shall negotiate with the Board of County Commissioners on an amount per lot
contribution to mitigate impacts on pubtic health and safety. (Condition 9)
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10.

11.

To mitigate impacts on public health and safety, the subdivider shall apply for County-issued
addresses and a provision requiring property owners to post County-issued addresses at their
driveways shall be in the covenants. (Conditions 2 and 17)

The subdivision has a preliminary approach permit from the Montana Department of
Transportation (MDT) allowing an access onto Eastside Highway (Application). In a letter dated
October 17, 2007 (Exhibit A-2) Glen Cameron, MDT states that they “encourage the use of
consolidated access locations and/or internal easements to reduce the number of access
locations.” During a November 13, 2007 phone conversation (Exhibit A-3}, Glen Cameron
stated that MDT typically prefers less access locations, but since a preliminary approach permit
has already been granted for the proposed project, MDT will stand by their original
recommendation to allow the approach onto Eastside Highway. A final approach permit will be
required prior to final plat approval. (Condition 4)

To mitigate impacts on public health and safety, the subdivider shall place a “no
ingress/egress” restriction along the Eastside Highway frontage of the subdivision, excepting
the MDT approved approach. The “no ingress/egress” restriction shall be labeled on the final
plat. A notification of the limitation of access onto a state road shall also be included in the
Nofifications Document. (Conditions 1 and 6)

To mitigate impacts on the road system and public safety, the subdivider shall install stop
signs, as shown on the preliminary plat, at the intersections of the internal roads. (Condition 7)
Wastewater treatment will be provided by connections to the Corvallis County Sewer District's
Public Sewer System. Fina! approval from the District will be granted once a set of conditions
are met. To mitigate impacts on local services, the subdivider shall meet the Sewer District’s
requirements as outlined in the Letters of Acceptance for Sewer Connection dated June 30,
2005 and October 18, 20086 (Application). Prior to final plat approval, the subdivider shall
submit evidence from the Corvallis County Sewer District showing that annexation into the
district has been granted. (Condition 14)

The northeastern portion of the proposed subdivision is separated from Willow Creek by
approximately 500 feet. The subdivider requested and received a Walver of Floodplain _
Analysis on December 6, 2006 (Exhibit A-11). In the granting of the waiver request, the Ravalli
County Subdivision Administrator recommended that property owners within the proposed
subdivision obtain flood insurance due to the proximity to the Bitterroot River Floodplain and
because the property lies entirely within the Painted Rocks Dam Inundation area. To mitigate
potential impacts on public health and safety, a notification of the Painted Rocks and Como
Dam Inundation areas shall be included in the Notifications Document and a statement shall be
shown on the final plat, as shown on the preliminary plat. (Conditions 1 and 13)

To mitigate the impacts of light pollution stemming from new construction, the protective
covenants shall include a provision requiring full cut-off lighting with the exception of flag poles.
This provision is already included in the existing Centennial Subdivision Covenants. (Condition
2)

There is a prevalence of radon in the County and to mitigate impacts on public health and
safety, the covenants shall include a statement regarding radon exposure. This provision is
already included in the existing Centennial Subdivision Covenants. (Condition.2)

Conclusion of Law:

The mitigating conditions and requirements of final plat approval will address impacts on public'
health and safety.

Page 12 of 14



COMPLIANCE WITH:

1) THE SURVEY REQUIREMENTS PROVIDED FOR IN PART 4 OF M.C.A. 76-3,

Finding of Fact:
The Seal of a Professional Land Surveyor or Engineer is required on all final plats, which
states that the subdivision complies with part 4 of M.C.A, 76-3.

Conclusion of Law:
This proposal meets the survey requirements or conditions have been required to bring the
proposal into compliance.

2) THE LOCAL SUBDIVISION REGULATIONS PROVIDED FOR IN PART 5 OF M.C.A. 76-3.

Finding of Fact:
Subdivisions are required to comply with the local subdivision regulations provided for in part 5
of M.C.A, 76-3.

Conclusion of Law:
The developer has submitted a plan which complies with the requirements of local subdivision
regulations or conditions have been required that will bring the plan into compliance.

3) THE LOCAL SUBDIVISION REVIEW PROGEDURE PROVIDED FOR IN THE RAVALLI COUNTY SUBDIVISION
REGULATIONS

Findings of Fact: -

1. Subdivisions are required to comply with the local subdivision review procedure prowded for in
the Ravalli County Subdivision Regulations.

2. A decision of the governing body rejecting or approving a proposed subdivision may be
appealed to the district court within thirty (30) days of such decision. The petition shali specify
the grounds upon which the appeal is made. An appeal may be made by the subdivider; a
landowner with a property boundary contiguous to the propased subdivision or a private
landowner with property within the unincorporated area of the county that can show a likelihood
of material injury to the landowner’s property or its value; a first class municipality if the
subdivision is within three miles of its limits, a second class municipality if a subdivision is
within two miles of its limits, a third class munlclpallty or town if the subdivision is within one
mile of its limits. An aggrieved party means a person who can demonstrate a specific personai
and legal interest, as distinguished from a general interest, who has been or is likely fo be
specially and injuricusly affected by the decision.

Conclusion of Law:
This development plan proposal has followed the necessary application procedure and has
been reviewed within the procedures provided in Chapter 3 of the Ravaili County Subdivision
Regulations.

CONSISTENCY WITH EXISTING ZONING AND COVENANTS

Findings of Fact; -

1. This subdivision is subject to the settlement agreement filed in the Lords ef al. v. Ravalli
County lawsuit regarding the Interim Zoning Regulations enacted November 7, 2006 and may
be affecied by final adjudication from said settlement.

2. There are no existing covenants on the property.

Conclusions of Law:
1. Covenants are not present.
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2. Zoning does not apply at this time.

PROVISION OF EASEMENTS FOR UTILITIES

Findings of Fact: '

1. The plat indicates utility easements are located along and within the easement/right-of-way of
Eastside Highway and Jessica Court. Utility easements are proposed fo be extended along
each internal subdivision road.

2. According to the application, the proposed subdivision will be served by Northwester Energy
and Qwest Telephone,

3, Utility easements are required to be shown on the final plat.

Conclusion of Law:
Utility services are available to the subdlws:on

PROVISION OF LEGAL AND PHYSICAL ACCESS

Finding of Fact:
Physical and legal access for this subdivision is proposed via the internal subdivision roads,
and Eastside Highway. (Local Services)

Conclusion of Law:

With the conditions of approval and requ1rements of final plat approval, the proposal meets
physical and legal access requirements.
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\  EXHIBIT A-1

Tristan Riddell

From: David Ohnstad

.Bent:  Friday, September 07, 2007 2:22 PM
To: Tristan Riddell; jgass@wgmpgroup,com'’
Subject: RE: Market Place 1l T.LA.

Tristan - _

To confirm our earlier telephone conversation, i would tend to agree thal the propesed “Market Street South”
would function as the primary access to the proposed subdivision and that any traffic finding its way north through
Jessica Court to Market Strest and Woodside Cut-Off could be considered incidental. You may want to consider
'NOT A THROUGH ROUTE" or similar signs on northbound Jessica Court {not that they would be enforceable,
butthey may be & daterrent) if you have any reservations. | do not believe further review or consideration of the
Treffic Impact Analysis that was submitted is necessary.

David

From: Trisian Riddel]
Sent; Tuesday, September 04, 2007 2:07 PM
To: jgass@wgmgroup.com
Cc: David Ohnstad
Subject: Market Place TI T.LA.

Attached please find & Traffic Impact Analysis for Market Piace il subdivision.

Trisran Riddell

Ravalli County Planning Deparrment
215 S, 4th Spreet, Suire

Hamilton, MT 56840

phone (406) 375-6530

fax (400) 3756531
triddeli@ravallicounty. mt.gov
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| EXHIBIT A-2

_ = Montana Depariment of Transporfafion ] ____Jimtynch, Director
seruing youwith pride Missaula District Office Brian Schweiizer, Governor
2100 W Broadway

PO Boy, 7039
Missoula, MT 59807~703%

RECEIW L.
October 17, 2007

peT 18 2007
Tristan Riddel] Te-01-10-13
Ravalli County Planning Ravalli County Planning Defft
215 South 4™ Street; Suite F
Hamilton, MT 59840

Subject: 31-lot major subdivision “Market Place T~

Tristan, thanks for writing the Momtana Department of Transportation (MDT) regardmg
the proposed 31-lot major residential subdivision “Market Flace I7”. The proposed
subdivision is located adjacent to the East Side Highway (S-269) just south of the
Woodside Cutoff Road (S-373) in the community of Corvallis.

From the submitted information, it appears the subdivision is proposing access 1o the
State Highway. MDT encourages the use of consolidated access locations and/or intermal
easements to tednce the number of access locations, M’ first priority is the Safety
and Operations of the Transportation System. If reasonable access can be attamed from
existing access locations or the use of joint access locations, additional access may not be
cranted. :

Any new access or change in use of an existing access will require an approach permit
to be approved by the MDT. As such, the developers will need to contact the MDT
Missouia Office and complete a Driveway Approach Application & Permit; and an -
Environmental check list. Approaches need ta be constructed to MDT’s appro ach
standards, meet sight distance requirements and have no negative effect on the
transportation system or adjacent existing accesses. I the volums of vehicles per hour is
high enough, then the approach permit will go through MDT’s systems impact analysis in
Helena. A Traffic Impact Study may be required for the subdivision to mitigate traffic
impacts to adjacent highways. :

Jincerely,

Glen Cameron
Missoula District Traffic Engineer

St
P O

copes: ' (Gary Hornseth, Missoula Area Maintenance Sup éﬁmeﬂdeﬂt

An Equal Opportunity Employer _
. TTY: 1800t 335-7592.



EXHIBIT A-3

Novemmber 13, 2007

Planning Staff received a comment letter from MDT regarding the access for Market
Place 11, The comment letter contradicted the preliminary approach permit MDT had
already issued for the above named subdivision, To clarify things I spoke with Glen
Cameron regarding his comment letter and the previpusly issued appro ach permuit. Mr.
Cameron stated that the comment letter is a form letter and that after initially observing
the aerial photo for the subject project, it was M. Cameron’s opinion that the form letter
was appropriate to send. Mr. Cameron contimed to state that upon further review and
verification that a permit had already been issued, MDT would allow for the original

approach permit to stand.

Tristan Riddell




‘ ‘ EXHIBIT A-4

Tristan Riddell

From: David Ohnstad

Sent: Wednesday, September 19, 2007 10:49 AM

To; Tristan Riddell

Subject: FW: Market Place Il Prefiminary Review Completion

Follow Up Flag: Follow up
Flag Stafus: Red
Attachments;  Prelim Review Complete with attachments091207.doc. pdf

Tristan -
i will deliver to your office copy of the preliminary design review report for referenced subdivi'sion. The Road &
Bridge Department will approve this prefiminary design with the expectation and understanding that ali concerns

identified through the preliminary review process are appropriately addressed through finai design.

David

From: Alice Martin [mallto:AMartin@wgmgroup.com]

Sent: Wednesday, September 12, 2007 12:14 PM

To: David Ohnstad

Ce: ramengineer@hotmail.com; Tristan Riddell; Jonathan Gass
Subject: Market Place IT Preliminary Review Completion

Pleasa see the attached memo regarding the completion of our preliminary review.
Thank yoll.

Alice Martin

Administrative Assistart

VG sroup, INC.

MWW il -
ERGINEERME v, SERVEAING » FUANRING » EFDaH

P.0. Box 16027 » 3021 Palmer Street
Missoula + MT - 59808
E-mail:AMarfin@wagmaroup.com
406-728-4611 X164 * FAX: 406-728-2476

hitpAfwww. Wamgroup.com

WGM Project #060703 )
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RECEIvED
SEP 1 4 2067 ENGINEERING

/\Q(\ /O7r0 ~1G
WGM cnoue, i ool e

+ 3027 Polmer » PO Box 16027 + Missotla, MT 59808-6027 " Phene! (406)728-4611

Fax: (404)728-2476
WAW.WEITZIOUP,COM

DATE; September 12, 2007
TO: David Ohnstad, Ravalli County Road & Bridge Departmant

CC: Ron Usmura, PE, RAM Engineering. _ /
Tristan Riddell, Bavalli County Planning Depariment

FROM: Jonzthan L. Gass, P.E.

RE: Market Piace Il Preliminary Review Gompletion

On behalf of the Ravalil Gounty Road and Bridge Department (RCRBD), we have .~
complated cur preliminary review of the sbove-referenced project. Adequate road,~
grading, and drainage information has been submitied for the project. Ifihe RCRRED is
in concurrence with our review, please forward this letter to the Planning Office o be '
included with the full subdivision application.

Preliminary cormments were sert 10 the design engineer in accordance with Step 6 on
the RCRBD's “Scheduls of Activities — Processing & Coordination of Subdivision '
Projects” form. We are now sending this letter fo your office in accordance with Step 7
of the RCRBD's Schedule of Activities to complete our prefiminary review of the project.

We have inciuded a copy of ihe following with this letier:

1) Preliminary comment memorandum from WGM Group, daied 8/31/08.
2) Preliminary comment response from RAM Engineering, daied /17/08.
3) Preliminary comment mernorandum from WGM group, dated 10/18/08,
4y Preliminary comment response from RAM Engingering, dated 5/5/07.
5) Preliminary comment memorandurn from WGM Group, dated R/22/07.
8) Preliminary comment response from RAM Engineering, dated 6/30/07.
7} Preliminary comment memorandum from WGM Group, dated 7/20/07.
8) Preliminary comment response from RAM Engineering, dated 7/24/07.
8) Preliminary comment memorandumn from WGM Group, dated B/7/07.
10)Preliminary comment response from RAM Engineering, dated 8/1 1/07.

This review is based on the 2004 version of the AASHTO Geometric Design of
Highways and Streets, the 2001 version of the AASHTO Guidelines for Geometric

Design of Very Low-Volume Local Roads (ADT<400), and the Ravalli Gounty

Subdivision Regulations.



Ohnstad
Beptamber 12, 2007
Page 2 of 2

Review of the plans.and reports are fimited to general conformance with the Ravalli
County Subdivision Regulations in place at the time the subdivision application was
submitted, This is not a complete or comprehensive review of the design assumptions
or conclusions of the design professional who submitied the plans-and reporis. A final
set of construction plans will need to be submitted by the developer for review by the
RCRBD prior to beginning construction.

Thank you for the opportunity o work with the Ravalli County Road Department. If you
have any guestions, please contact our office, ,



/\Q/\ ENGINEERING
L TN SURVEYING
WGM croup, inc. PLANKING

5027 Paimer+ PO Box 16027 = Missoula, MT 59B08-6027

DATE: August 31, 20086

- TO: Ron Uemura, PE, RAM Engineering

CG: David Ohnstad, Ravalll County Road & Bridge Department

FROM: Jonathan L, Gass, P.E.

RE: Markst Place Addition Preliminary Review Comments

On bahalf of the Ravalli County Road and Bridge Department {RC
completed a review of the preliminary grading and drainage plans &

Phone: (406)728-461

Fax (406)728-2476
WwWW.WEMgrolp.com

¥

RBD)Y, our office has
nd reports submilfed

by your office. This review memorandum is part of Step 6 on the RCREBD's "Schedule

of Activities — Processing & Coordination of Subdivision Projecis” form. This reviewds. -
based upon the Ravalli Gounty subdivision regulations, the 2004 version of the :
AASHTO Gepmetric Design of Highways and Stresis and the 2001 version of the
AASHTO Guidelines for Geometric Design of Very Low-Volume Local Roads

(ADT=<400).

Based on our revisw, we have the following commenis.

Roadways

1) Please provide a copy of the MDT approach permit for the Eastside Highway

for final plan review.

2) The pavement design section of the Schedule for Roadway Design does not

have a detailed pavement design. The pavem
plan is sufficient for preliminary design; howeve

ent section shown on the road
r, & detailed pavement design

in accordance with current reguiations will be required for the review;of the

final plans prior to construction.

3) The Schedule for Roadway Design Submittal appears to be submitted for
Road "A" and Road “B*. The intersection sight disiances appear 10 be for
Road "B" at the Eastside Highway. Values for the intersection of Road "A”
with Road “B" will be much less due to the jower design speed. Piease
provide the sight distance triangle for Road A",

4) Please label the refum radii at intersections on the final plans.



Market Place Addition
August 31, 2008
Page 2 of 2

5) Road "B’ should be designad with 100’ centetline radii at the 80° tums near
Lot 1 and Lot 20. Please revise plans and resubmit.

Storm Drainage

1) The Ravalli County Subdivision Regulation 3-2-16 (b) states that grading -
plans be prepared in accordance with DEQ Circular 8. Several iiems
required by DEQ Circular 8 are not address in the drainags report. Please
revise the drainage report to address the items required.

2) The drainage plan shows drainage along the west side of Road “B" running
off site on Jessica Court. Please address how this runoff is handied on
Jessica Court.

3) Piease address if the additional runoff volumes are significant and if they are
required to be retained,

4) The drainage plan appears to show infiliration sumps located in the ditches;
however, sumps are not addressed in the storm drain report. Please clarify.
If infiltration sumps are proposed, please address who will be responsible for
mainienance.

Please respond to these comments as outlined in Step 6 of the "Schedule of Activities —
Processing & Coordination of Subdivision Projects” from the RCRBD. Thank you.

WAProjecis\B507 05\ DocsiL altarsipE0703-Fralim Review Commant Mema.doc



RANM Engineering

Slte Planning - Civil Engineering Pesign Ph. (406) 3604238
Feasibility Studies - Project Management Fax (4D&) 3631880
PO Boy 2130, Hamilion, NIT 53840 Email: ramengineer@hetmail.com

Memo

To: | Jonathan L. Gass, PE

From: Ron Uemura, PE

pate: September 17, 2006

ge:  Market Place Il (fka Market Place Addition) Final Review Submittal

This response is in order of your prefiminary review commenis dated August 31,

2006:
Roadways

| <) The roadway connection to Eastside Highway is an exisfing extension of

| Iarket Street from Woodside Crossing. We are improving this roadway

‘ s0 a new approach permit is not required. There is not record of any

| existing MDT approach permit. - , .

- 2) ‘Aftached is & copy of the pavement design recommendations by Orien

’ : Engineering.

‘ 3) Atiached is a revised Roadway Design Subrnittal for the Road "A" &

! Road "B" infersection and the Road "B" intersaction with the Eastside

‘ Highway, ' :

\ 7 4) Attabhed is a set of revised construction drawings showing the inclusion |
of the retumn radii, exisfing potable well, and several existing building
onsite that will be removed.

i 5) it is the Developer's infent to apply for a vatiance with the Planning

Depariment for the radii requirement at these locafions.

Ble 200703 _@m&b_@jﬂ@,



Storm Drainage _
1,24) Ses the attached revised Drainage Report dated September 17, 2008,

3) Because the stormwater runoff is being directed into the various grated
inlets via the roadside swales, there is no need ip retain the additional
rnoff,



ENGINEERING

‘ NN SURVEYING
WGM GROUP, INC. ___PLANNING
3021 Falmer PO Box 16027 « Missoula, MT 59808-6027 Phone: [406]725-4511

Fox: (406)728-2476
WWW.WOMgIoup.com
DATE: {October 18, 2006
TO: Ron Uemura, PE, RAM Engineering
Ce: David Ohnstad, Ravalli County Road & Bridge Department

FROM: Jonathan L. Gass, P.E.

RE: Marke: Place Addition Response o Design Engineer Comments

On behalf of the Ravalll County Road and Bridge Department (RCRBD), our office has
reviewed yolir response to our initial prefiminary review comments for the above- <
referenced subdivision, This review memorandum is part of Step 6 on the RCRBD’s
ssehedule of Activities — Processing & Goordination of Subdivision Projects” form. fhis
review Is based upon the Ravalii County subdivision requlations, the 2004 version of the
AASHTO Geometric Design of Highways and Streets and the 2001 versicn of the
AASHTO Guidelines for Geometric Design of Very { ow-Volume Local Roads
(ADT=<400).

Preliminary review comments have been addressed with the following excepiions.
(Numbers used below reference comments from the initial preliminary comment
memarandum.)

Roadways

1. Please be advised, MDT may require an approach permit for change of
use. The design engineer should contact MDT and cocrdinate any
requirements with that office.

Storm Drainage

1. Storm drain calculations were not included with the storm drain reported
dated September 17, 2006. Please provide calculations showing the dry
wells and existing subgrade soils mest with requirements of DEQ-8,
Chapter 5. Also please provide evidence that existing subgrade soils are -
suitable for infiltration sumps. :

Please respond to these comments as outlined in Step 6 of the "Schedule of Activities —
Processing & Coordination of Subdivision Projects” from the RCRBD: Thank you,




RAM Engineering

Site Planning - Civil Engineering Deslgn Ph, (405) 3604238
Feasibility Btudies - Project Management Fax {4D5) 363-1880
PO Box 2130, Hamilion, MT 59840 Erail: RAMEnginzer@hotmail.com

To:  Jonathan Gass, PE, WGM Group, Inc.
From: Ron Uerhura, PE

ta:  David Ohnstad, RCRBD; MAN Enterprises
Rate:  5/5/2007

Re:  Market Place Addition

Ri%

This response is in order of your comments dated October 19, 2006:

Roadways
1. The owner is working with the MDOT to secure a new approach permit-
for the proposed development at the existing actess foFastside
Highway.

Storm Drainage ’

1. We apologize fc:r the omission of the storm drainage reportfca[culatlons
As you can see by the aftached.copy, we sent the report to the Planning
Departmerit and they were supposed to forward itto the RCRBD. ¢
Please note in 1.1.2.A that the purpose of the drywells is to reduce the
velocity of the runeff in the sweles, help dissipate the. runoff by
percolating'some of it info the ground and o collect any water-bome
debris, Any excess runoff will be directed to a refention basin. It is nat
the intent of the drywells to disperse all of the calculated runoff,
therefore no calculétions were perfmmed 1o verify this.

. ached are the following:
R @E : ¥Xing Report dated 12/2/06
e nshuctlon drawings prirted 12/4/06

Mar w07

VEM G}{;u

faijies n{nﬁﬁﬂ? PR ﬂ gl



/\Q\/\ ENGINEERING
, > SURVEYING
WGM crour, nc. PLANING

302 Palmer » PO Box 16027 » Missoula, M 59808-0027 Phone; (406)728-4611
Fex: [406)728-2476
WWWWEMIaUR,COTm
DATE: May 22, 2007
TO: Ron Uemura, PE, RAM Engineering
CC: " David Ohnstad, Ravalli County Road & Bridge Department

Tristan Riddell, Ravalli County Planning Department
FROM: Jonathan L. Gass, P.E.

RE: Market Place Addition Response to Design Enginesr Comments

On benalf of the Ravalll Gounty Road and Bridge Department (RCRBD), our office has-
reviewed your response o our preliminary review commenis dated October 19, 20086 for
the above-referenced subdivision. This reyiew memorandum is part of Step 6 on the.
RCRBD's "Schedule of Activities — Processing & Coordination of Subdivision Projects”
form, This review is based upon the Ravalli County subdivision regulations, the 2004
version of the AASHTO Geometric Design of Highways and Streets and the 2001
version of the AASHTO Guidelines for Geometric Design of Very Low-Volume Local
Roads (ADT<400).

Preliminary review comments have been addressed with the following exceptions.
Storm Drainage

1. Storm drainage calculations for the 10-year event, end runoff mitigation plans for
the 100-year event were not included with the storm drainage report dated
December 2, 2008. In an overflow avent, please identify where storm drainage
from the retention basins will flow,

5 Are the retention basins indicated as 2 feet deep, 2 feet below the bottom of the
roadside ditch grade? If so, are the side slopes appropriate to be adjacent to the
roadway? If not, how will storm water be retained? ‘

Please respond to these comments as outlined in Step 8 of the "Schedule of Activities —
Processing & Coordination of Subdivision Projects” from the RCRBD. Thank you.




RAM Engineering

Site Planriing « Civil Engineering Design Ph. (408) 36D-4238
Feasihility Biudies - Project Managemant Fex (406) 363-1B80
PO Box 2130, Hamiliton, MT 59840 Email; ramendineer@hotmail.com

To:  Jon Gass, PE, WGEM Group, Inc.
From: Ron Uemura, PE

co:  MAN Enterprises

Date:  6/30/2007

Re:  Market Place i

This response is in order of your review comments dated 5/22/07:
1, 2. -Atitached is a revised Engineering Report for the storm drainage
system that includes computations for a 2<yr, 1-hr; 10-yr, 1-hr; and
a 100-yr, 1-hr storm event for the roadside swales. We have also
included the calculations for a 100-yr, 24-hr. storm event for the
closed-basin retention basin in accordance with DEQ 8.

Also attached is a set of the revised construction plans for the roads, sewer,
water, and drainage systems.

We would appreciaie your expeditious review and approval,

Thank you.

DIECEIY 8

JUL 02 2007

WGH GROUP, INC

=3 00702 Sub(s We.




/\Qf\ ENGINEERING
WGM ~ BURVEYING
\ GROUPR, INC. PLANNING

3027 Paimer = PO Box 16027 = Missoula, MT 59808-6027 Phone: (406)728-4611
: Fox (400)728-2476
WWW,WOMZIOURCoMm
DATE: July 20, 2007 |
TO: Ron Uemura, PE, RAM Engineering
CG: David Ohnstad, Ravalli County Road & Bridge Department

Tristan Riddell, Ravalli Gounty Planning Department
FROM: Jonathan L. Gass, P.E.

RE: Market Place Addition Response io Design Engineer Comments

On behalf of the Ravalli County Road and Bridge Department (RCRBD), our office has
reviewed your responsg to our preliminary review comments dated May 22, 2007 for the
above-referenced subdivision. This review memorandum is part of Step 6on the ;
RCRBD's "Schedule of Activities — Processing & Coordination of Subdivision Projects”
form. This review is based upon the Ravalli Gounty subdivision reg uiations, the 2004
version of the AASHTO Georetric Design of Highways and Streets and the 2001
version of the AASHTO Guidelines for Gepmetric Design of Very Low-Volume Local
Roads (ADT<400).

Preliminary review comments have been addressed with the following excepiion.

Storm Drainage

1. A closed-basin retention area is proposed at the intersection of Road B, DEQ-8
requires closed basin infiltration io be based on infiltration of the ground rather
than percolation test of soll below the surface. Please address the infiltration
capacity of the closed basin and re-submit for preliminary review. '

9 The closed basin appears to capture all runoff from areas D1 and D2, not just the
additional post development runoff. This would cause the basin io fil with water
in frequent storm events and overtop the road or fiood the area. The storm drain
report indicates the basin volume to be 384 CF. The combinad 2-year, post
development discharge rate for areas D4 and D2 in the report is 0.08 + 0,21 =
0.29 CFS, Over a 1-hour period, 0.29 CFS will produce 0.29 CFS x 3,800
seconds = 1, 044 C.F. This is greater than the basin volume.

DEQ-8 requires that roads are not over topped in the 10-year event and that
property is not damaged in the 100-year event. Please review and revise this
closed basin design and re-submit for preliminary review.



RAM Engineering _ ,

Site Plapning - Civil Engineering Design Ph. |4D6).350-4238
Feasibility Studies - Project Managament Fax {4p6) 353-1880
PO Box 2130, Hamilton, MT 89840 Email: ramengineer@hofmail.com

Memo

To:  Jon Gass, PE, WGM Group Inc.
From: Ron Usmura, PE

cc:  MAN Enterprises

bate: 7/24/07

Re:  Market Place Addition

This is In response o your review comments of July 20, 2007:

» As required by DEQ 8, we submitted the results of a soil profile taken at
the proposed closed-basin pond. DEQ 8 does not indicate how this
information is to be used in calculating the pond, nor is anything shown in
the sample calculations in Appendix B. Therefore, our pond size
calculations are based only on evaporation, which is very conservative
since mast of the stormwater would typically infi Itrate into the subsurface -
because of fhe gravelly soil.

 We apologize for the error of using only the adclrtlonal ﬁow from the
existing and final conditions. Bécause of the large ponds required,
however, we designed separate ponds for Areas D1 & D2,

» Per DEQ 8, we used the 2-yr, 24-hr storm frequency to determme the
pond sizes.

s ‘Wa have also set the finish pads for the lots near the basins at least 18°
higher than the invert of the roadway swale, with the finish floor elevation
to be at least 6-8" above the finish pad. This will assure that the homes
will not be inundated during a 160-yr, 24-hr storm event.

» Attached is a copy of the revised closed-basin pond calculations and the
Grading & Drainage Pian and Road "B" Plan & Profile.

@EEVE 0

JUL 26 2007

\WGN GROUP, INC

We_g0702__ SubCo o

(&
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3027 Palmer » PO Box 16027 » Missoula, M 57808-6027 Phone: (406)728-4611
Fax: (406)728-2476
WWW,WEM@TOLR,Com
DATE: August 7, 2007
TO: Ron Uemura, PE, RAM Engineering
cec: David Ohnstad, Ravalli County Road & Bridge Department

Tristan Riddell, Ravalli County Planning Department
FROM: Jonathan L, Gass, P.E.

RE: Market Place Addition Response 1o Design Engineer Commerits

On behalf of the Ravalll County Road and Bridge Department {RCRBD), our office has
reviewed your comment response dated 7/24/07 for the above-referenced subdivision.
This review memorandum is part of Step 6 on the RCRBD's “Schedule of Activities—
Processing & Coordination of Subdivision Projects” form. This review is based upon the
Ravalli County subdivision regulations, the 2004 version of the AASHTO Geometric

~ Design of Highways and Streets and the 2001 version of the AASHTO Guidelines for
Geometric Design of Very Low-Volume lLocal Roads (ADT<400}. >

There are still several questions conceming storm drainage.
Storm Drainage

1, The drainage pond south of Lot 25 appears to be off the project property. Please
provide evidence that the pond will be contained on the project site or an appropriate
pasement is provided by the adjacent landowner.

2 The closed basin ponds are designed to be full in the 2-year, 24-hour storm event.
Beyond the 2-year storm event, it appears the runoff will begin to fill the rpadside
ditch. Please address the volume of waier that will be directed fo the ponds inthe
10-year and 100-year storm and where this water will be directed and to what limiis. .

3. Your memorandum of 7/24/07 states that finish pads will be & minimum of 18" above
the roadway swale with finish floor clevations 8-8" above the finish pad., According
_to the plans, ihe lowest road elevation in the area of the ponds is 3,480.71 feet. The
finish pad for Lot 25 is 3480.5 feet. Please address the situation of flooding if
the closed basins are full or partially full of ice andfor snow. Will the houses have
crawl spaces that are affected by flooding?

4. Detailed grading plans will be required as part of the final design review, It appears
the closed basins ponds may affect the buildable area of Lot 25.



RAM Engineering - .

Slte Planning - Civil Engineering Design Ph, {4D8) 36D-4238
Feaslbility Studies ~ Project Management Fax {408) 363-1880
PO Box 2130, Hamilton, MT 53840 Emall: ramenginee_r@hntmall.corn

Memo

To: Jon Gass, PE

From: Ron Usmura, PE /|_~—
cc:  MAN Enterprises

Date: B/11/2007

Re:  Markei Place Addition

This response is in order of your commenis dated August 7, 2007

1. The developer has an on-going relationship with the land owner for the
purchase of the property and any easements required for the development
of it. The drainage pond will have an easemerit that will be shown on the
final plat map.

2. See the revised Engineering Repori, calculations, and revised grading
plan. Based on mass grading Lots 25-31 and creating the fill rogdway
swale, the roadway swala has about 4X the volume capacity o hanc[le the
2-yr, 24 hr storm before the stormwater overflows the roadway (2, 385 cof
versus 9,000 cf) and about 2X the volume. capacrty to handle the 100-yr,
24-br storm (4,579 of versus 9,000 cf). ‘None of the building pads will be
affected under elther event. See the limits-of the stormwater as colered
on the gradmg plan.

3. See comments for #2

4, Detailed grading plan is provided with this application.
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'FJXHIBIT A-5

PR O LT
November 15, 2006 VR B s
Denis Applebury
Applebury Survey
014 Hwy 53

Victor, MT 59875

Subject : Market Place 11
Preliminary Plat

Dear Denis:

The Markel Place II preliminary plat shows 31 lots with an average lot size of less than
one-half acre. Thus, the required parlkland dedication would be eleven percent of the

10.75 acre subdivision or a litfle over one acre. Since this is smaller than a desired size . .
for a neighborhood park, the Ravalli County Park Board concurs with your proposalto ‘-__zi-
pay cash-in-Heu to meet your park obligation. ;
Thank you for providing us with the preliminary plant for comment. If you have |
gnestions, don’t hesitate to contact Bob Cron at 375-2364. o '

Sincerely,

Wil

Robert M. Cron-

For

Gary Leese

Chairpersor,

Ravalli County Parks Board

ce:  Karen Hughes _
Director, Ravalli County Planning Departraent



EXHIBIT A-6

Corvallis School Districy' -
BO. Box 700 /104’5 Main 0eT i g '?m]?

Corvallis, MT 59828 IC-07-]10-1235"
Phone: (406) 9614211 Fax: (406) 961-5144 Ravall County Planning Dept

Daniet B, Sybrant
Superintendent
961-4211

Trevor Laboski
Principal
High School
961-3201

Jason Wirt
Assistant Principal
High Scheal
951-3201

Rich Durgin
Principal
Middle Schoal
961-3007

Eric Larson
Assistan? Principal
Middle School
961-3007

Janice Siranahan
Principal
Primary School
5613261

Virginia Haines
Special Services
Director
561-3201

Russ Hendrickson
Technolegy Director
961-3201

Wendy Lhde
Curpicuium Director
G61-8772

Vannesa Bargfrede
Business Manager
District Clerk
961-4211

(Ol

Dctober 17, 2007

Mr. Tristan Riddell

Planning DePartment

215 South 4™ Street, Suite F
Hamilion Montana 53840

Agency Comment on Market Place [, 31 lot- Major Subdivision
Dear Mr. Riddell:

Thank you for the opportunity to comment on this subdivision. New subdivisions ..
certainly create added costs to this school district. Mot only is there cost for '
operations, but facilities as well. The Corvallis Schoo! District has recently completed
an Impact Fee Study that aflows up to $7300 per septic permit for schoal
construction. In addition to this, we have significant costs for operations for each
additional student that comes into the district. | have enclosad for your review an
astimate of what it costs to educate children in the Corvallis Schoal District. For this
and future subdivision requests, we ask you and the commissioners.to negotiate a
fair fee with developers that will help offset the actual costs of educating additional
children. We also ask forappropriate bus-turnouts s well as shelters for students to
stand under in inclement weather where appropriate.

Again, thank you for the opportunity to comment on this subdivision.

o M
‘;‘F_,.S’;ﬁce_j.\?lyﬂ / / ) [*_______,

i
{

4]

Superintendfent
Corvallis School District

HOME OF THE BLUE DEVILS



Year 2007-2008

1

Budget Per Pupil/Tax Levy Per Pupil

Total Students

Budget  October Budget

Schoo] Count Per Pupil
Corvallis D,246,718 1,418 B,544
Stevensville Elem 4,313,675 815 7,014
Stevensville HS 3,B44,872 420 9,026
Hamition 10,886,135 1,618 5,618
Victor 2,354,712 349 8,747
Darby 3,818,507 435 9,008
|_one Rogk Elem 2,010,732 apd 6,880
Florence B,004,225 BoB f,688

NOTE: 1. This does not include any federal funds or bu
these figures reflect budget and revenue only

dget for federal programs. This makes
from state, county and. Ibcal sources.

| EXHIBIT A-7

Tax Levy

Tax Levy _ Total :
Total Tax Students County & Per Pupil PerPupll  Taxlevy PerPupil
Except - October . . State Exc Total Tax Int Inc
. School. . Capital Count levy*  Capltal ' Capital Capital  Capiial Capital

Covalle 1,894,368 413 941,511 2.007 166,426 11757 3,002,005 2,125
Stevensville Elem 1,077,017 815 412,448 2,422 120,541 196,00 1,610,008 2,618
Stevensville HS B18,784 - 426 320,287 2,695 1,148,081 2,695
Hamilton 2.714,396 , 1,618 1,050,013 2329 909,210  582.63 4,873,618 2,832
Victor - ‘ . 468,192 J48 202,861 1,823 297,013 851.04 568,066 2,774
Darby 1,022,738 435 371,211 3,204 ' o 0.00 1,393,048 3,204
Lone Rock Elem 432,038 3t 223,9.‘20 2,179 402,211 338.57 758,170 2,518

B8 778,158 2,238 24,542 27.33 2,085,914 2,268

Florence 1 ,27.4‘]'9

NOTE: * County levied Ret} ement and Transportation



se fralf | EXHIBIT A-8
Jrfacss T SETIE®

- - .o ava%l.l' Counsy Planning Depl.
al?sﬂiﬂ:gnﬂ COWﬁ paSend ot /H\ (o W fl"’@/j"" (08509707

DISTR}[CT Post Office Box 199(’:41? qﬁir{r;ﬂﬁnn, MT 59840

FIRE PROTECTION STANDARDS

The following Fire Protection Standards were adopted on September 6, 2005,

The Hamitton Rural Fire District has established the Fire Protection Standards for

proposed new subdivisions within the district. The requirements were established with.
consideration for the life and safety of the residents of the district, as well asthe b
volunteer firemen who protect the district, and to mitigate possible harm to the general
public.

In establishing the requirements, emphasis was given 1o the NFPA 1, Chapter 18, The
Ravalli County Subdivision Reguilations, The Ravalli Conniy Road Depariment
Standards, and the 1993 Fire Protection Guidelines for Wildland Residential Tnterface
Development. These Publications and Articles establish niles for dealing with fire
apparatus access roads, fire department access to buildings, water supplies for Tire
protection, installation and mainfenance of fire - protection systems and clearance of
brush and vegetative growth from roadways.

Cousideration was also given to Section 23.7.105 Administrative Rales of Montana,
which is adopted pursuant to authority of 50-3-102 (2) and 50-3-103, MCA, which
incorporates by reference the NFPA 1, Chapter 18, and establishes a minimm fre
prevention code for Montana.

Every effort has been made to nse words and pﬁrases consistent with the definitions given
in the above-mentioned publications. o

ACCESS ROADS

The Fire District requires that all roads and bridges meet or exceed, and are maintained
tq, the requirements of the NFPA 1, Chapter 18, which reads in part:

18.2.2.3.1 Required Access. Fire Apparats access roads shall be provided for every
facility, building or portion of a buildit ‘hereafter construeted or moved into-of within
the jurisdiction when any portion of the facHity or any portion of an exterior wall of fhe
first story of the building is located more than 150 feet {45720 o) from fire apparatns
access as measured by an approved route around the exterior of the building or facility.



18.2.2.5.1 Dimensions. Fire apparatus access roads shall have an unobstructed travel
surface not Jess than 22-feet in width, which may included & Two foot shonlder on.each
side of an 18-foot wide travel surface, and an unobstro cted vertical clearance of not Jess
than 13 feet 6 inches (4115 mm).

18.2.2.5.2 Surface, Fire apparatns access roads shall be designed and maintained to-
snpport the imposed loads of fire apparatus and shall be provided with a surface 50 as 10
provide all-weather driving capabilities,

18.2.2.5.6 Grade, The gradient for a fire apparatus access road shall not exceed the
masimum approved by the fire chief. The Chief accepts the Resolution approved by the
Board of Cousty Commissioners of Ravalli County which sets the maximum acceptable
road grade at ten percent (10%6).

X CEPTIONS: 1. When bufldings are completely protected with an. approved
automatic sprimkier system, the provisions of NEPA. 1, Chapter 18, may be modified by
the Fire Chiel,

While not all parts of the NFPA 1 are Jisted above it is ihe responsibility of the

Snpbdivision Developer to comstruct and maintain all fire apparatus access roads fo
comply with all aspects of the N¥PA 1 apd Ravalli County Standards.

SPECIFIC REQUIREMENTS: - '

The Fire District requests that all lofs {premises) mest the requirements of NFPA 1,
Section 18.2.2.5.7 as soon 45 construction begins with a femporary Of permanent address
posted at the premises driveway and upon OCCUpancy with & permanent zddress posted in .
accordance with the above NFPA 1.

. BUYLDING STANDARDS

The Fire District will request that all buildings be built to TRBC codes in order o protect
persons and property, and that afl subdivisions shall be planned, designed, constructed
and maintzined so a3 to minimize the risk of fire and to permit effective and efficient
suppression of fires. |

WATER SUPPLY

The water supply required by the NFPA 1 for ope ortwo family Awellings, not exceeding
3,600 square feet, requires a flow rate of 1,000 GP.M. The cods does not specify the
duration of flow for one and two family dwellings, howsver ihe Fire Protection
Guidelines for Wildland Residential Tnterface Development and the Ravalli County
Iubdivision Regnlations list the minimuwm water supply 0f 2,500 gallons per lot, or 1,000
gallons per minute fow from municipal water syslems.



In order to obtain and maintain a Class 5 ISO rating, the Hamilion Volunteer Fire
Department is required to flow 500 gallons and maintain this flow for 120 minutes. By
18O standards this is nsually sufficient to protect single~family dwellings with adequate
spacing between structures, ISO uses the following flow rates, from their (yuide for
Determination of Needed Fire Flow, Chapter 7, when considering adequate COVErage for
dengity: :

Distance Between Buildings Needed Fire Flow
More than 100’ 500 gpm
31 - 100° 750 gpm
11-30° - 1,000 gpm
10° or less 1,500 gpm

The Hamilton Rural Fire District will use these fire flows for all subdivisions of single-
farnily dwellings with less than 10 lots, All developments of single-family dwellings with
10 or more lots require a minimum of 1,000 gallons per minute. All commercial,
industrial, or mulfi-family dwellings requiring higher fire flows will have o be

engineered by the developer to determine needed fire flows.

Any development in the rural area, with density requiring mors than the 500 gallons per ,
minute being supplied by the Hamilton Volunteer Fire Department, will be requested to &
supply the difference. The water supply installation, upkeep and maintenance will be the
responsibility of the Subdivision, pursuant to NFPA. 1, Section 183.5. :

The Fire District realizes the financial burden of installing and maintaining a water
supply and or storage tadks capable of providing the required water flows and is willing
to accept a voluntary contribution payment of $5 00.00 (Five Hondred Dollars) per 1ot in
lieu of the water supply required by the NFPA 1. Payment of $500.00 per ot will be due
upon approval of the subdivision. The Fire District will use funds paid 1o liet of the water
supply required by the NFPA 1 to maintain or jmprove fire protection within the district,
for the development of water supplies, or capital improvements. '

EXCEPTIONS: 1. When all bujldings n the subdivision are completely protected with
an approved automatic sprinkler system, the sbove listed water supply and in lieu of
payment schedule may be reduced by 56% (fifty percent). The Subdivision Covenants
st state fhat " ATl résidences constructed within the subdivision will be protected with
an approved automatic spriniler system.” Payment for the reduced amount of $250.00
per lot will be accepied at the time the Subdjvision is approved. If at any time any
residence is built within the subdivision without an approved sprinkler system, all lots
will be subject to an additional $250.00 payment, regardiess of whether they have
sprinklers in residences located on them or not. '
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Npvedll County Planning Depl.

d BESTAL SERVICE

June B, 2007

Tol ~ Counly Planning Office

Subject; Mail Dellvery Options for New Subdivislons

1¢ 00~ 06~771

The US Postal Service would like to pariner wilh your county in preliminary planning for new
subdivisions. We are locking for methods tb ensure mali delivery is available to cuslomers on day-
one of pooupancy in a new development, We are 2sking for vour help 1o make sure we have a
consistent epprosch across the state. Developars have approached Us suggesiing that mall delivery
plansfrequirements be inclu ded with the original applicstions to the county for plat approval.- We think

this is 2 wonderiul idea.

Wauld your county be able 1o incorporate the {ollowing US Fosial Service requirsments into your plat

applications?

» Centralized Delivery is the method of delivery for all subdivislons andlor
gevelopments including commerclal gevelopments.

«  Developars/owners should contact their local Post Dffice befors making p!ans frjr the
locaiion of centralized delivery. Locations Tor Centralized Delivery insiallation are

determined by the US Postal Service or by muiua

| agreemant.

s The purchase of-Calieclion Box Units (CBU's) Is ihe _resppnsibiﬁty_of the developer or
ownes(s). A current list of suthorized manufaciurers is aflached. ' '

-» * Theatiached oulines concrete nad specifications

for CBU placement.

Wae have had incredible sUCCESsS in other Monlane counties By combining pianning reguirements into

2 initial p!éi applications and look forward o the conlinued suct

ess with your county: This process

has made fimuch easier for developers, owners, and residents 1o guickly and gasily obtain mail

dellvery.

Please sontact me &l 406-657-5710 or al the sddress below with

any guesiions you may have in

regards 1o new growth policies of the US Ppsts! Service within cur Big Sky Districl.

Sincerely,

Wike Wyrwas
Growth Managemant Coordinator
Rig Sky District i

‘

B4 5 25™ ETREET

BiLLIvGS, MT-50101-8334
PHONE 406657-5710

Faoy; 4065575788

Ehdan  LneE WVRINASD USPS.BOV
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Randy Fifrick

From: Wyrwas, Mike - Bllings, MT [mike.wyrwas@usps.gov]
Senf;  Friday, June 28, 2007 9:26 AM

To: Randy Fifrick

Subjest; RE: Mail Delivery Options for New Subdivsions

Randy:

We are on the same page in regards to ‘mail delivery options for new subdivisions, with the following
excoptions:

1) Ifa subdivision has less than eight (8) lots, centralized delivery may be required if the entrance
10 & subdivision is aprivate road or the local post office feels that CBU is more efficient than a

row of rural mail boxes. : S .
*3) CBU units do not have to be installed prior to final plat approval, They can be installed after
final plat approval as long as the locations are approved by the local post office. 4

i~

If situations do oecur where your department does not review some building projects, pleass direct any
questions regarding mail delivery to the local Postmaster. '

Thanks for your attention to our mail delivery options.

Mike Wyrwas
Operztions Programs Stpport

---0Original- Message---- - -
From: Randy Fifrick [mailta:riifrick@ravallicounty.mt.gov]
Sent: Tuesday, June 26, 2007 8:55 AM

To: Wyrwas, Mike - Billings, MT

Subject: Mail Delivery-Options for New Subdivsions
Hi Mike, '

| discussed our conversation on June 26th and your lafter dated June 8th with the rest of the Planning
Department, | Just wanted to conitrm that we are on the sams page as to the mall delivery apticns for new
subdivisions, Following is a list of items the Planning Department should request or regire from
developers:. .

1) Centralized Delivery should be required for subdivisions of eight or more lots, inciuding
commercial subdivisions. ' n

2) Developersiowners should submit plans for.Collestion Box Uniis {CBUs), including the

locations, to their local post office, Locations for centraiized dejivery Installation should be

approved by the US Postal Service. ' S e _

3) The purchase of the Colleation Box Units (CBUs) Is the responsibifity of the develiopar or

owner. The units:should b installed by the developer priorio final piat approval.

Please be advised that certain situations do not require sukdivision review so the orojects never come
through the Planning Department. Multi-unit commercial buildings congtructad on one jot (strip mall, etc)
do not require subdivision review if the units are structurally attached and will be rented/leass (not sold as
condominiums). . o B



Jhina et

(1)_Li niess the land divisiofi is excluded from revie
proposed subdivisions that will include new water supply or wastewater facilitiss,

\/ Provide two copies of the following information with a check paid 10 RCEH for their $50.00 sufficiency review {ee. J
. a Viciﬁiw Map or Plan _
- ] (i} The Iocation, within 100 feet outside of the exterior property | ‘ \
line of the subdivision and on the proposed lots, of; :
V4 \ (A flond plains \ , j
S (B) surface water features \ ' j
/ (C) sprns \ J ‘
v (D) iigaiion ditches \ \ J
. {E) existing, previously approved, and, for parcels less B '
\/ ' - then 20 acres, proposed water wells and wastewater
treatment systems ‘ - o
T / {F) for parcels less than 20 acres, mixing Zones identified i . : :
as provided in subsection 1)k /’Z"’é/& e Mﬁwfﬁ d ”//éé‘%’ 57 Z’j

~

(G) the representafive drainfield site used for the sol
profile description as required under subsection {1){d)

J {i}) The locafion, within 500 feet outside of the exterior proparty o . T
line of the subdivision, of pubfic water and 5EWer faciiities ‘

r (b} A description of the proposed subdivision's water supply
‘ systems, storm water systems, solid waste disposal systems,
\/ and wastewater treatment systems, including whether fne watsr
supply and wastewaier ireatment syslems are individua), shared,
mftipie user, or public as those systems &re defined in rlss
published by DEQ.

(c) A drawing of the conceptual lot layout ata scﬁ\e ne smallar
/ than 1" = 200' that shows all information reguired for 2 lof layoul
document In rules adopted by the DEQ pursuant o 76-4-104, _ J

RECEIVED
BB 142006

Page 1 IR;’%&H! é’.ﬂ%i@i’l?%ﬂ gDBlp%‘CJI @



Application Packet Checkist
B AR

R [ Evidence of suitabilty for new onsits
" | systems that, at a minimum, includes:

G\Subdivision Rey!
‘i—’ rﬁj ;!‘li?? h’ i ":. if ';IAVI ..'= ; ‘-:-;JI T
: ';“ s "'. B

|0 st _ient\ROEH suff chidst 051108

0
P

wastewater treament |

(i) A soll profile description from a Tepfé’sentativ_é"dra's'n__fiald-fsi't_é} N
identified on the vicinity map, a8 provided in subsecfion - ol
{1){a))(G), that complies with standards published by DEQ b

feet of vertical separation distance between the- hottm of the

permeable surface of the proposed wastewater treatment
system and a limiting fayer. B

(iiy Demanstration that the.soll profiie contains a'mlﬁiﬁlﬂn};qf\é{: -

1'/ (il) In cases in which the soll profile or other information

indicates that ground water is within 7 feet of the naturat
ground surface, evidenca that the ground water will not exceed!
the minimum vertical separation distance providad in

4

___subsection (4)(d)(il); —
(e) For new water supply systems, unless cisterns are
proposed, evidence of adequate water availability:

(i) obtained from well logs or testing of onsite or nearby wells;

_~| (i) obtained from ‘nformation contained in published

hydrogeological reporis, OR

(iti) as otherwise specified by niles adopted by DEQ pursuant '
to 76-4-104;

{f) Evidence of sufficient water quality in accordance with rules
atlopted by DEQ pursuant to 764104, '

{g) A prefiminary analysis of potential impacts to ground water
quality from new wastewater treatment systems, using as*
guidance rules adopted by the board of environmental review
pursuant fo 75-5-301 and 75.5.303 related to standard mixing

The preliminary analysis may b based o currentiy

- lavailable information, and mist consider the effects of
|overlapping mixing Zones from proposed.and existing

westowater reaiment systems within and directly

2ones for ground water, seurce specific mixing zones, and
nonsignificant changes in water quality.

_ éﬂ]écentijtc.thé_subd'lyi'sidn. instead of performing the

preliiminary analysis reqiired under this subsection
1)), th.e'suhﬁivider..may'perfpnn. d-complete

nondegradation anaiysis in the seme manner as is

tequired for an application that is reviewed under Title

'YS, thapter 4.

FPage 2



\ EXHIBIT A-11
Ce— = e TTPlanhg DEparment -
' 215 South 4" Street, Suite F
Phone 406-375-6530
‘ Fax 406-375-6531
p‘]a_nn'mg@raval']ic:_ounty.'m‘t;gov :

0G-D8-12-1277
December 8, 2008

Terry Nelson
Applebury Survey
814 US Hwy 83
Victor, MT 59875

RE:  Waiver of Floodplain Analysis for Market Place 1! Subdiviéion
Parcels #158830/4 58800, Geocodes #1 468-D5-2-01-38-0000/148 §-05-2-D1 528—0000 _

Dear Mr. Nelson,

We have completed our review for a waiver of the requirement for a full floodplain ahalysis'acgording o
Section 3-1-5 (&) {xliil) of the effective Ravalli County Subdivision Regulations for the above proposed
 subdivision. We have determined the following: '

1. The northeastern portion of the proposed subdivision is separated from Willow Creek by
~ approximately 500 Horizontal feel. ‘ : : o
2. The proposed subdivision is not significantly elevated above Willow Gresk: however the majority
of the subject property is located well over 500 feet from the creek. S
3. The subject property is further separated from Willow Creek by several roads angd structures
" that exjst to the north of the proposed subdivision. . o R
4. The proposed subdivision is located entirely within the Painted Rocks Dam Inundation area and
is approximately 1,500 horizontal feet from the mapped 100-year Bitterroot River Floodplain.

Given the close proximity of the proposed residential lots to Willow Creek and the Bitterroot River
Floodplain, it is sirongly recommended that the property awners obtain flood insurance. (The

opportunity to obtain discounted flood insurance is a privilege of the citizens of Ravalli County as
standard homeowner's insurance policies do not cover flond damages.) ' ‘ :

Given the information cited above and the material presented in your application, we believe that it is
reasonable to walve the requirement for a full floodplain analysis a8 outiined in Section 3-1-5 (&) (4iii).
Consequently, your waiver request is grantad for this project.

If you have any guestions, please feel free to contact our office.

Sincerely, : Vi ' _
\\0 ) ‘ .ﬂf%" ) &F’z(_’[

i 2 1 ’ AV AV G 4, /
e, Hordhis/ P
Laura Hendrix, CFM Karen Hughes A
Raval!i County Floodplain Administrator Ravalll County Planning Director

Cc: - Correspondence File - General
Tristan Riddell, Ravalli County Planner
Floodplain Waiver File

Hamilton, MT.58840, .. ..
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REGE ® &> 3201 Spurgin Road
CDCT 16 AW, o Missoula, MT 59804-3099
I?l /Tm,.,o, 12l 3’) 406-542-5500
Ravalll County Planning Dept October 15, 2007

Tristan Riddell

Ravalli County Planning Department
2158.4 8¢, Ste. T

Hamilton, MT 59840

Reference: Market Place 1 (Nelson; Man Enterprises)--Proposed major (31 lots onn 10.8
acres) subdivision, Corvallis

Dear Mr. Riddell:

We heve reviewed the preliminary plat and topographic for this proposed subdivision. We also
reviewed this parcel and its surrounds on the Montana Cadastral website (http:/gisamt. gov/),
Based on evaluating this information and our field knowledge of this location, we note and
recommend the following. ' :

Althongh the proposed subdivision is located just outside Corvallis, there are nearby agricultural
fields and irrigation ditches, and Willow Creek, the Bitterroot River and extensive associated
riparian areas are nearby. Webelieve thergis a general likelihood of human/wildlife interactions
at this location, In particular, wildlife such as white-tailed deer, fox, skunk, and magpie could be
found in the area, as well as an occasional black beat and possible mountain Hon. Numerous

small mammal and bird species would also be found nearby. “We believe that “living with

wildlife’ issues should be conveyed as part-of the covenants to firture residents in this
subdivision, in order to help them deal-with and avoid potential wildlife tssues. ‘Wehave
enclosed our recommended version of such covenanis. "

Thank you for providing the opportunity for FWF to comment on this subdivision.

Sincerely,

W&Sﬂﬁy/

Mack Long
Regional Supervisor

ML/sr
Enclosure: “Living with Wildlife” covenants

C: Applebury Survey, Atin: Terry Nelson, 914 Hwy 93, victer, MT 59875 .



Page2ol3
Market Plage 2 (Nelson; Man Enierprises)

vaanants Tor Market Place 2 (Nelson: Man Enterprises) subdivision, recommended by Montzna
Fish, Wildlife & Park; Missoula; October 15, 2007

Section __: Living with Wildlife

Homeowners must accept the responsibility of living with wildlife and must be responsible for
protecting their vegetation from damage, confining their pets, and properly storing garbage, pet
food, livestock feed and other potential atfractants. Homeowners must be aware of potential
probiems associated with the occasional presence of wildlife such as deer, black bear, mountain
lion, coyote, {ox, skunk, and magpie. Please contact the Montana Righ, Wildlife & Parks office
in Missoula (3201 Spurgin Road, Missoula, MT 50804) for brochures that can help homeowners
“live with wildiife.” Alternatively, see FWP’s web site at www.fwp.mt.gov,

The following covenants are designed to help minimize problems that homeowners could have
with wildlife, as well as helping homeowners protect themselves, their property and the wildlife
that Montanans value. e

a. Tlomeovwners must be aware of the potential for vegetation damage by wildlife,
particularly from deer feeding on green lawns, gardens, flowers, ornamental shrubs and
frees in this subdivision. Homeowners should be prepared to take the responsibility to - -
plant non-palateble vegetation or protect their vegetation (fencing, netting, repellents) in
order to avoid problems. Also, consider landscaping with native vegetation that is less
likely to suffer extensive feeding damage by deer. '

b. Gardens and fruit trees can attract wildlife such as dser and beers. Keep produce and
fruit picked and off the ground, because rotting vegetable material can attract bears,
skunks and other wildlife. To help keep wildlife such as deer out of gardens, fences
should be § feet or taller, Netting over gardens can help deter birds from eating berries.

¢. Garbage should be stored in secure animal-resistant containers or indoors to avoid
attracting animals such as bears, TaccoOnSs, and dogs. It is best not to set garbage cans out
unti] the morning of garbage pickup. ‘

d. Do not feed wildlife or offer supplements (such as salt blocks), attractants, or bait for
deer or other wildlife. Feeding wildlife results in unnatural concentrations of animals that
could lead to overuse of vegetation and disease transmission. Such actions unnecessarily
accustom wild animals to humans, which can be dangerous for both. It is against state
law (MCA 87-3-130) to purposely or ¥nowingly attract bears with supplemental food
attractants (any food, garbage, or other attractant for game animals) or to provide
supplemental feed attractants in a manner that Tesults in “an artificial concentration of
game animals that may potentially contribute 0 the transmission of disease or that
constitutes a threat to public safety.” Also, homeowners must be aware that deer might
occasionally attract mountain lions to the area.
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k.

Birdseed is an attractant to bears. If used, bird feeders should: a) be suspended a

*‘minimum of 20 feet above ground level, by be af least 4 feet from any support poles.or

points, and ¢) should be designed with a catch plate located below the feeder and fixed
such that it collects the seed knocked off the feeder by feeding birds.

Pets must be confined to the house, in a fenced yard, or in an outdoor kennel area when
not under the immediate control of the owner, and not be allowed to roam as they can
chase and kill big game and small birds.and mammals, Keeping pets confined aiso helps
protect them from predatory wildlife. Under current state law it is illegal for dogs to
chase hoofed game animals and the owner may also be held guitty (MCA 87-3-124).

Pet food should be stored indoors, in closed sheds or in animal-resistant containers in
order to avoid aftracting wildlife such bears, motntain lions, skunks, raccoons, and other
wildlife. When feeding pets do not leave food out avernight. Consider feeding pets
indoors so that wild animals do not leam to associate food with your home. .

Barbecue g.rills should be stored indoors. Keep all portions of the barbecues clean.
Food spills and smells on and near the grill can attract bears and other wildlife.

Consider boundary fencing that is no higher than 3-1/2 feet (at the top rail or wire) and
no lower than 18 inches (at the bottom rait or wire) in order to facilitate wildlife
movement and help avoid animals such as.deer becoming entangled in the fence or
injuring themselves when trying to jump the fence. We encourage the use of split rail
fences. ‘ . '

‘Co_m_p_ost piles can attract skunks and bears. Ifused they should be kept indoors or built

to be wildlife-resistant, Compost piles shotldb _e; limited to grass; leaves, Srid_ gardenr
clippings, and piles should be turned regularly. Adding lime can reduce smells-and help
decomposition. Do not add food scraps. (Kitchen scraps could be composted indoors in

2 worm box with minimum odor and the finished compost can latér be added to garden

50il.)

These “living with wildlife” covenants cannot be altered or eliminated without consent of
the governing body (county commissioners). ;



